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DESIGN REVIEW COMMISSION STAFF REPORT 

 

MEETING 

DATE:  May 4, 2016   

 

STAFF: Hans Grunt, Senior Planner 

  (415) 899-8940; hgrunt@novato.org 

 

SUBJECT: OAKMONT SENIOR LIVING 

  P2016-010; DESIGN REVIEW - WORKSHOP 

  
 

 

REQUESTED ACTION 
 

Conduct a public workshop to review and provide comments on draft plans for site design, 

circulation, building massing, building architecture and landscaping for Oakmont Senior Living; 

a senior assisted living community. 

 

PROJECT DESCRIPTION 

 

Conduct a public workshop to review and provide comments on draft plans for site design, 

circulation, building massing, building architecture and landscaping for a proposed Oakmont 

Senior Living has applied for design review to construct a two-story (approx. 30’11” at tallest 

portion of main roof), 72,600sf+/- structure to support 50 senior assisted living units and 28 

senior memory care units on the northern 2.78 acres of vacant, nearly flat land adjacent to Quest 

Church, 1461 South Novato Boulevard.  Additional accommodations in the structure include: 

kitchen/dining room, activities room, lobby areas and media room.  Supporting site 

improvements include: a central open courtyard, community garden, a small dog park, parking 

(exclusive and shared with Quest Church), circulation, including two driveway access points – 

one off S. Novato Blvd., and one off of a shared drive serving Oakmont Senior Living and 

Novato Community Methodist Church, and overall landscaping.  The proposal also includes an 

eight foot wide concrete bike and pedestrian path along the northerly frontage of the project, 

opposite Novato United Methodist Church, providing a formal pathway connection between S. 

Novato Blvd. and Johnson St.; said pathway and adjacent driveway improvements will also 

facilitate emergency vehicle access.  

 

Setting:  The project site fronts onto S. Novato Blvd. between Quest Church, 1461 S. Novato 

Blvd. to the south, and Novato Community Methodist Church, 1473 S. Novato Blvd. to the 

north.  To the west, the site shares a common boundary with the rear yards of five single family 

homes fronting Cambridge St.  To the east, across S. Novato Blvd., are single family homes, The 

Anton Pointe Senior Living and Montessori School of Novato (see following aerial). 

 

 

 
 

922 Machin Avenue 
Novato, CA  94945 

(415) 899-8900 
FAX (415) 899-8213 

www.novato.org 

mailto:hgrunt@novato.org
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Project entitlements required include: 

 

A General Plan Land Use Map Amendment from Low Density Residential (R1) – 1.1 to 5.0 

dwelling units/acre to Medium Density Multiple Family Residential (R10) – 10.1 to 20.0 

dwelling units/acre, which will allow for use of the property for a Residential Care Facility for 

the Elderly (equivalent senior assisted living); 

 

A Zoning Map Rezoning from Low Density Residential (R1-7.5) to a site specific Master Plan 

(MP) to establish specific land use and intensity development standards for use of the site for a 

Residential Care Facility for the Elderly (and equivalent senior assisted living as proposed), and 

an accompanying Precise Development Plan (PDP) addressing the design and operational 

characteristics of the project; 

 

A Two Lot Tentative Map Land Division [separating 1.15 acres of land for Quest Church (Lot 2) 

and 2.78 acres of land for Oakmont Senior Living(Lot 1)], and 

 

Design Review - Approval of the project’s site design, landscape, architecture, finish 

materials and colors. 

 

BACKGROUND 

 

Property Owner:  Crossings of Novato 

 

Applicant:   Oakmont Senior Living 

site 

 



sr16021;04/28/16 3 

 

Assessor's Parcel No.  151-022-09 

 

Property Size:   3.73 acres of which a 2.78 acre vacant portion is proposed for this 

project 

 

General Plan Designation: Low Density Residential (R1); 1.1 to 5.0 Dwelling Units Per Acre 

 

Current Zoning:  Low Density Residential (R1-7.5); Minimum Lot Size 7,500sf/Unit 

 

Existing Use:   Quest Church  

 

Adjacent Land Use/Zoning/Uses:   

 

North-    R1/R1-7.5/Novato Methodist Church 

 

South- R1/R1-7.5/Quest Church and Single Family Homes 

 

East- Novato Blvd. followed by R1/R1-10/The Anton Pointe Senior  

 Living and Single Family Homes 

 

West- R1/R1-7.5/Single Family Homes  

 

STAFF ANALYSIS 

 

The Design Review Commission (DRC) is asked to conduct a workshop to obtain public 

comment on and provide feedback to staff and Oakmont Senior Living regarding draft plans for 

site design, circulation, building massing, building architecture and landscaping for the proposed 

Senior Living project. A public workshop with the Design Review Commission is a mandatory 

component of the City’s Master Plan (MP) and Planned District (PD) review process. The DRC 

will not be making a decision to approve or deny the proposed project at the public workshop.  

This initial design workshop follows a neighborhood meeting that was conducted by Oakmont 

Senior Living on March 31, 2016. Residents and community members in attendance 

(approximately 13) at the meeting expressed support for the proposed project and primarily had 

comments about the operational aspects of the residential care facility.  The following discussion 

addresses the policies, development standards, design guidelines, and findings of approval that 

apply to the Senior Living project. This information is provided to help guide the DRC's review 

and comments on the proposed site and landscaping design, and building massing and design. 

 

1996 Novato General Plan 

The 1996 Novato General Plan provides a framework of policies that were adopted to coordinate 

all major components of Novato's physical development over a 20-year period. These policies 

serve as a basis to assess whether public and private development proposals are consistent with 

the General Plan. In this instance, the Design Review Commission should consider the Senior 

Living community’s design concepts in light of the design related policies of the Novato General 

Plan listed below. 
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Community Identity Policy 1 Compatibility of Development with Surroundings. 

Ensure that new development is sensitive to the surrounding architecture, topography, 

landscaping, and to the character, scale, and ambiance of the surrounding neighborhood. 

Recognize that neighborhoods include community facilities needed by Novato residents as well 

as homes, and integrate facilities into neighborhoods. 

 

Community Identity Policy 7 Landscaping. Encourage attractive native and drought-tolerant, low 

maintenance landscaping responsive to fire hazards. 

 

Community Identity Policy 12 Parking Standards. Reduce the visibility of parking facilities and 

the amount of land necessary for them to the maximum extent feasible. 

 

Community Identity Policy 14 Open Areas and Landscaping. Require provision of adequate 

landscaped, open areas in project design. 

 

Community Identity Policy 15 Pedestrian Paths. Provide for maximum feasible pedestrian 

circulation. 

 

HO Policy 3.2  Design that Fits into the Neighborhood Context.  It is the City’s intent that 

neighborhood identity and sense of community will be enhanced by designing all new housing to 

have a transition of scale and compatibility in form to the surrounding area.  

 

HO Policy 3.3  Housing Design Principles.  The intent in the design of new housing is to provide 

stable, safe, and attractive neighborhoods through high quality architecture, site planning, and 

amenities that address the following principles:    

 

a.  Reduce the perception of building bulk.  In multi-unit buildings, encourage 

 designs that break up the perceived bulk and minimize the apparent height and 

 size of  new buildings, including, for example, the use of upper story stepbacks 

 and landscaping. Application of exterior finish materials, including siding, 

 trim, windows, doors and colors, are important elements of building design and an 

 indicator of overall building quality. 

b. Recognize existing street patterns.  Where appropriate, encourage transitions in 

 height and setbacks from adjacent properties to respect adjacent development 

 character and privacy.  Design new housing so that, where appropriate, it relates to 

 the existing street pattern. 

c.  Enhance the “sense of place” by incorporating focal areas where appropriate. 

 Design new housing around natural and/or designed focal points, emphasized 

 through pedestrian/pathway or other connections.   

d. Minimize the visual impact of parking areas and garages. Discourage home 

 designs in which garages dominate the public façade of the home (e.g. encourage 

 driveways and garages to be located to the side or rear of buildings, or recessed, or 

 along rear alleyways or below the building in some higher density developments). 

 

HO Policy 7.2  Variety of Housing Choices.  In response to the broad range of housing needs in 
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Novato, the City will strive to achieve a mix of housing types, densities, affordability levels and 

designs.  The City will work with developers of ‘non-traditional’ and innovative housing 

approaches relating to the design, construction and types of housing that meet local housing 

needs, which may include, but not limited to, provision of the following types of housing at 

varying affordability levels: 

 

a. Owner and renter housing 

b. Small and large units 

c. Single and multi-family housing 

d. Housing close to jobs and transit 

e. Mixed use housing 

f. Supportive housing 

g. Single Room Occupancy units (SRO’s) 

h. Shared living opportunities and co-housing 

i. Manufactured housing 

j. Self-help or “sweat equity” housing 

k. Cooperatives or joint ventures 

 l. Assisted living 

 

HO Policy 12.1  Special Needs Groups. The City will actively promote the development and 

rehabilitation of housing to meet the needs of special needs groups, including the needs of 

seniors, people living with disabilities, farmworkers, the homeless, people with long-term 

physical illnesses, people in need of mental health care, single parent families, large families, and 

other persons identified as having special housing needs in Novato.   

 

Proposed General Plan Land Use (Map) Amendment 

Per the General Plan Land Use Map, the project site is assigned the Low Density Residential 

(R1) land use designation, which permits 1.1 to 5.0 dwelling units per acre. A Residential Care 

Facility for the Elderly, or an equivalent senior living project as proposed, is not allowed on sites 

assigned the R1 designation.  To accommodate the proposed senior living facility, following 

early consultation with Planning staff, the applicant is proposing to amend the General Plan Land 

Use designation for Lot 1 to Medium Density Multiple Family Residential (R10), which can 

support housing at a density of 10.1 to 20.0 dwelling units per acre, and which can also support 

Residential Care Facility for the Elderly as a use type.  Note: To support said Land Use 

amendment for Lot 1, staff is recommending that a corresponding rezoning of Lot 1 to Planned 

District with an accompanying Master Plan and Precise Development Plan be required (see 

Novato Zoning Code, Map Amendment discussion below).  

 

Novato Zoning Code, Map Amendment 

Per the Novato Zoning Code Map, the site is zoned Low Density Residential (R1-7.5), which 

allows for single family homes on a minimum lot size of 7,500sf, and does not permit 

Residential Care Facilities for the Elderly nor an equivalent senior living facility as a use.  To 

accommodate the proposed senior living facility, following early consultation with Planning 

staff, the applicant is proposing to amend the Zoning Map designation for Lot 1 to Planned 

District (PD) with an accompanying Master Plan (MP) and Precise Development Plan (PDP) that 

will serve as the new zoning provisions for Lot 1.  While the PD Zoning District allows design 
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flexibility, through the MP/PDP review and entitlement process specific use, development 

intensity and design provisions can also be established thus providing greater certainty to the 

public and the decision makers regarding the resulting site development and its operational 

characteristics.  More specifically, the MP will establish the allowed land use type(s) and 

development intensity; in this case a site specific use type of Residential Care Facility for the 

Elderly (senior living equivalent) at a maximum Floor area Ratio (FAR) of 0.6 (i.e. Lot 1 at 

121,096sf/72,614sf building size = 0.59 FAR).  Additionally, an accompanying Precise 

Development Plan (PDP) will establish the design characteristics and standards of the approved 

project (e.g. building design, site setbacks, maximum building height, parking provisions, 

landscaping and accessary uses/structures). 

 

Design Review Findings 

For this workshop, the Design Review Commission should consider the proposed senior assisted 

living community from the perspective of the following uniform design review findings. These 

are the finding the Design Review Commission will be asked to make when forwarding its 

formal recommendation on the Oakmont Senior Living project’s site design, building 

architecture and landscape plan to the Planning Commission and City Council. 

 

Design Review Finding No. 1: The design, layout, size, architectural features and general 

appearance of the proposed project is consistent with the general plan, and any applicable 

specific plan and with the development standards, design guidelines and all applicable provisions 

of this code, including this title and any approved master plan and precise development plan. 

 

Design Review Finding No. 2: The proposed project would maintain and enhance the 

community's character, provide for harmonious and orderly development, and create a desirable 

environment for the occupants, neighbors, and visiting public. 

 

Design Review Finding No. 3: The proposed development would not be detrimental to the public 

health, safety, or welfare; is not materially injurious to the properties or improvements in the 

vicinity; does not interfere with the use and enjoyment of neighboring existing or future 

developments and does not create potential traffic, pedestrian or bicycle hazards. 

  

Environmental Assessment 

 

An environmental assessment is not required to conduct a design review workshop. A CEQA 

Initial Study is being prepared for the proposed project, which will be presented to the Planning 

Commission and City Council at future public hearings. 

 

RECOMMENDATION 

 

Conduct the public workshop and provide comments to staff and the applicant on draft plans for 

site design, circulation, building massing, building architecture and landscaping for Oakmont 

Senior Living. 
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FURTHER ACTION 

 

A future public hearing will be scheduled with the Design Review Commission to develop a 

formal recommendation to the Planning Commission and City Council regarding the site design, 

building massing and architecture, and landscaping proposed for Oakmont Senior Living. 

 

 

ATTACHMENTS 

 

1. Full set of project design plans 

2. Materials/Color board 

3. Tentative Map – two lot division 

4. Arborist Report 
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